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EXECUTIVE SUMMARY

DTC Partners LLC of Bethesda, Maryland has submitted an application to rezone approximately
34.1 acres from the PD-IP (Planned Development - Industrial Park) district to the PD-CC-CC
(Planned Development — Commercial Center — Community Center) and R-24 (Multifamily
Residential) zoning districts to develop up to 117,000 square feet of commercial uses (.2 FAR) and
445 multifamily units (including 28 ADUs) at 20.5 dwelling units per acre. The property is located
within the Route 28 Taxing District and is subject to the Revised 1993 Zoning Ordinance. The
applicant has also submitted two Special Exception applications: to permit a fire and rescue station
in a PD-CC-CC district and to allow the development of office uses in excess of 20 percent of the
total commercial square footage. The applicant is requesting Zoning Ordinance modifications to
reduce a required yard from100 feet to 50 feet adjacent to a residential district and to allow access
to the commercial component from a private street instead of a collector road. The property is
located on the northeast corner of Nokes Boulevard and City Center Boulevard and is adjacent to
the Dulles Town Center development. The area is governed by the policies of the Revised General
Plan (Suburban Policy Area (Sterling Community)), the Countywide Retail Policy Plan, the Heritage
Preservation Plan, the 2001 Countywide Transportation Plan, and the Bicycle and Pedestrian
Mobility Plan, which designate this area for Keynote Employment and which allow office
development up to a FAR of 1.0.

RECOMMENDATION

Staff recommends denial of the application based on the following issues:

non-compliance with land use policies;

non-compliance with Board policies related to residential conversions in Keynote
Employment areas;

transportation impacts have not been mitigated;

economic development impacts have not been mitigated;

zoning impacts have not been mitigated;

school impacts have not been mitigated;

capital facilities impacts have not been mitigated.
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SUGGESTED MOTIONS

1. | move that the Planning Commission forward ZMAP 2002-0017, SPEX 2008-0026 and
SPEX 2008-0027, Parc Dulles Il, to the Board of Supervisors with a recommendation of
denial based on the Findings contained in the staff report. OR

2. I move that the Planning Commission forward ZMAP 2002-0017, SPEX 2008-0026 and
SPEX 2008-0027, Parc Dulles Ii, to a Work Session for further discussion. OR

3. | move that the Planning Commission forward ZMAP 2002-0017, SPEX 2008-0026 and
SPEX 2008-0027, Parc Dulles Il, including the proffers dated October 15, 2009, to the Board
of Supervisors with a recommendation of approval.

VICINITY MAP

Directions: From Leesburg, proceed east on Route 7 to City Center Boulevard (across from the
Countryside community). Make a right onto City Center Boulevard and proceed south to the subject
site on the left. The property is on the northeast cormer of City Center Boulevard and Nokes
Baulevard. '
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APPLICATION INFORMATION

APPLICANT DTC Partners LLC
Lerner Companies
11501 Huff Court
Bethesda, MD 20895

REPRESENTATIVE Reed Smith LLP
Ann E. Goode, AICP
44084 Riverside Parkway, Suite 300
Leesburg, VA 20176

APPLICANT’S REQUEST Rezone approximately 34.1 acres from PD-IP (Industrial
Park) to R-24 (Multifamily Residential) and PD-CC-CC
(Commercial Center — Community Center) to allow 445
multifamily units and up to 117,000 square feet of
commercial development. Two Special Exception requests
are proposed - to allow a potential fire and rescue site and
to allow the development of office uses in excess of 20
percent of the total commercial square footage.

LOCATION The subject site is located on the northeast corner of City
Center Boulevard and Nokes Boulevard.

TAX MAP/PARCEL #s Portion of Tax Map 80 Parcel 102 (PIN# 029-37-6224)

ZONING PD-IP

ACREAGE OF SITE 34.1 acres

SURROUNDING ZONING / LAND USES

ZONING PRESENT LAND USES
North R-16 (Residential) Multifamily (Parc Dulles)
South PD-IP (Industrial) Office, Flex Industrial
East PD-IP (Industrial) Undeveloped, Office, Industrial (Loudoun Tech Center)
West PD-CH (Commercial)  Retail (Dulles Town Center Mall)
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IIl. SUMMARY OF DISCUSSION

Topic Area Issues Reviewed and Status
e Conformance with RGP policies for Keynote Employment. Status:
Comprehensive Unresolved; Applicant proposing 445 multifamily units and 117,000 sq.
Plan ft. community-serving commercial.

e BOS resolution prohibits residential conversions in Keynote Employment
areas. Status: Unresolved; Applicant proposing 445 multifamily units.

e Buy out of the Route 28 Tax District. Status: Unresolved. A buy-out is
needed to ensure no loss of revenue to the tax district from the
conversion to residential use. The value of the buy-out is being
calculated by Management and Financial Services.

e Capital Facilities Contribution of $9,907,086 is anticipated. Status:
Unresolved. A capital facilities contribution of $4,866,965 is not
consistent with the anticipated contribution for multifamily
development.

¢ Site design. Status: Unresolved: Additional design guidelines needed.

e Construction of 10 foot wide, shared-use path along Nokes Boulevard and
City Center Boulevard. Status: Unresolved. 5 foot wide sidewalks
depicted along both road frontages.

e Provision of unmet housing needs. Status: Unresolved; No commitments
provided.

e Provision of civic / open space. Status: Unresolved; Proposal does not
meet Plan policies.

e Escalation of contributions tied to the CPl. Status: Unresolved; sub-
standard escalation clause proposed.

Zoning e Sections 3-701 & 4-201 of the Revised 1993 ZO call for consistency with
land use policies of Comprehensive Plan. Status: Unresolved;
Application proposes residential and community-serving commercial
in area designated as Keynote.

e Purpose of PD-CC-CC district. Status: Unresolved; proposal does not
meet purpose of PD-CC-CC district.

e Public road access to serve site development. Status: Unresolved;
Applicant proposing private roads throughout development.

e Zoning modifications. Status: Unresolved; Requests do not exceed the
public purpose of the regulations.
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Economic e Residential conversion of commercial property. Status: Unresolved;
Development Applicant proposing residential conversion of Keynote Employment.

e Site suited for commercial development based on existing / planned uses.
Status: Unresolved; Residential conversion proposed.

e Development phasing / linkage. Status: Unresolved; Applicant proposing
development of 90% residential with 14% commercial.

Transportation e Extend Haleybird Dr. to Ridgetop Circle. Status: Unresolved; Applicant
should construct 4-lane extension of Haleybird Dr. with this application.

e Full funding for signals. Status: Unresolved; Cash equivalency needed for
future traffic signals.

e Transit contribution. Status: Unresolved; Applicant providing transit
contribution only if DTC application denied.

Fire & Rescue

e Potential fire & rescue site on property. Status: Unresolved; 3.3 acre fire &
rescue site depicted on CDP and SPEX Plat. County cannot commit to
specific site layout / access shown at this time.

e A fire and rescue contribution of $120.00 per residential dwelling unit and $0.10
per square foot of non-residential development. A contribution of $.10 /sf of
SPEX use not provided. Status: Unresolved; Proffers do not provide
anticipated SPEX contribution.

Schools
e Student enroliment at Potomac Falls HS. Status: Unresolved; capacity
exceeded based on adopted School Board boundaries.
Environmental e Commitments to Stream Valley Plan (sheet 8 — CDP). Status: Unresolved;
Review Team Stream Valley Plan (re-vegetation, tree conservation, stream corridor

preservation) tied to approval-of DTC application.

e Stormwater management commitment for the public use' site at time of
construction.  Status: Unresolved; Applicant providing permanent
stormwater management facilities when residential constructed.

Applicable Policy or Ordinance Section

Revised General Plan, Bicycle /Pedestrian Plan, Heritage Preservation Plan, Countywide Retail Plan
RGP: Chap.3-Fiscal Planning & Budgeting #1, 2, 3, 8, Chap. 5-Steep Slopes #1, 3, Forest, Tree,
and Veg. # 1, 3, Surface Groundwater #2, River & Stream Corr. #11, 23, Historic & Archeological
Res. #11, Highway Noise #2, Chap.6- Res. #3, High Den. Res. # 1, 2, 3, 5, Open Space text, # 1, 9,
Land Use Pattern & Des. # 3, 6, Urban Center #1, 4, 8, Sub. Policy Area Land Use Matrix, Keynote
Employment Centers text, Chap. 4-Bus. Land Use & Corridor Dev. text, Chap. 11-Open Space #
3,Urban Center Design Guidelines, Countywide Housing # 1, 4, Preservation Plan: Chap. 2-
Archeological Resources #9, Bike/Ped: Policy 2, Major Roads & Connecting Corridors # 1, Retail
Plan: Policy A-4

2001 Revised Countywide Transportation Plan (CTP)
Revised 1993 Zoning Ordinance — PD-CC-CC (Section 4-200), R-24 (Section 3-700)
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lll. FINDINGS

1. The proposal does not conform to the land use policies of the Revised General Plan, which call for
Keynote Employment development in this area. Residential uses are not permitted in areas
designated as Keynote Employment.

2. The proposal does not conform to the Board resolution dated April 17, 1996, prohibiting residential
conversions of properties in Keynote Employment areas.

3. In accordance with Revised General Plan policies, residential conversions are not permitted in the
Route 28 Tax District except in specific locations.

4. The proposal reduces the amount of land available for employment and/or industrial development.

5. The application does not mitigate economic development concerns related to fiscal impacts,
phasing / linkage between commercial and residential components, and the development of
minimum densities.

6. The application does not mitigate transportation impacts regarding cash equivalencies for future
traffic signals, and contributions for transit services.

7. The application does not mitigate capital facilities impacts since the application does not provide a
contribution amount consistent with Board policies.

8. Schools serving the subject site are over capacity or close to capacity.

IV. CONDITIONS OF APPROVAL - Public Use Site
(Fire & Rescue Station - SPEX 2008-0026)

Conditions of approval have not been provided for the development of a fire and rescue station
since the County cannot commit to the specific layout / parking / access points identified on the
‘Special Exception plat (sheet 6) Parc Dulles Il at Dulles Town Center, dated March 2008, revised
through October 15, 2009, prepared by Dewberry. Staff recommended that the applicant withdraw
the Special Exception request; however, the applicant has continued to pursue it.

CONDITIONS OF APPROVAL - Office (SPEX 2008-0027) — November 19, 2009

If the Planning Commission recommends approval of the Special Exception to allow office in excess
of 20% of the PD-CC-CC floor area, staff recommends the following conditions of approval:

1. Substantial Conformance — Office uses in excess of 20% of the PD-CC-CC district
square footage area shall be developed in substantial conformance with Sheet 7 of 8 of
Parc Dulles Il at Dulles Town Center dated March 2008, revised through October 15,
2009, prepared by Dewberry. Approval of this application shall not relieve the Property
from complying with and conform to any other Zoning Ordinance, Codified Ordinance, or
applicable regulatory requirement.
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2. Exterior Lighting — Any exterior lighting installed on the Property shall be full cutoff and
fully shielded light fixtures as defined by the llluminating Engineering Society of North
America (IESNA). Light shall be directed inward and downward toward the interior of the
property, away from nearby properties. The Applicant shall power down all exterior lights
on the Property excluding security lights when the buildings are closed.

Note: The applicant has agreed to contribute $.10 per square foot of non-residential
development and $120 per unit to the servicing Fire and Rescue Company prior to
zoning permit issuance. The contribution shall be divided equally for fire and rescue
services. The applicant has not agreed to escalate contributions based on the
Consumer Price Index for all urban consumers (CPI-U), for the Washington-
Baltimore area (base year of 1988) in accordance with Board policy.

V. PROJECT REVIEW

A. CONTEXT

On April 3, 2008, the County accepted an application to rezone 34.1 acres from PD-IP (Planned
Development — Industrial) under the 1993 Zoning Ordinance to PD-CC-CC (Planned Development —
Commercial Center — Community Center) and R-24 (Multifamily Residential) to develop up to
117,000 square feet of commercial uses (including a potential fire & rescue site) and 445 multifamily
units under the Bevised 1993 Zoning Ordinance. Special exceptions are proposed for two uses in the
PD-CC(CC) district, including a fire and rescue station and office uses (administrative, business,
professional, medical and dental) in excess of 20% of the total floor area in the PD-CC-CC district. The
subject site is located on the northeast corner of City Center Boulevard and Nokes Boulevard.

The original rezoning application for the subject site was submitted in 2002 and requested the
development of 599 multifamily units. The application was heard by the Planning Commission on
May 17, 2004. Staff cited major concerns regarding land use, economic development impacts,
school impacts, and capital facilities impacts and recommended denial of the application. The
Planning Commission recommended that the project be considered in relation to an overall master
plan for Dulles Town Center, which was not developed-at that time. Since the.original submission,
the applicant has proceeded with planning efforts for the overall property by submitting land
development applications for vacant portions of Dulles Town-Center (ZMAP 2007-0001 and ZCPA
2007-0001) located northwest of the subject site. These applications are currently under Planning
Commission review.

In April, 2008, the applicant revised the rezoning application and re-submitted the proposal for staff
review (including two new Special Exception requests). Although this property is not part of the
overall Dulles Town Center concept plan and is not subject to the associated proffers, there are two
approved Special Exception applications that apply to the property (SPEX 82-26 and SPEX 1990-
0071), which allow the development of up to 40 percent office use and flex-industrial development
on the site.

Dulles Town Center was approved pursuant to ZMAP 1986-0053, known as Windmill Mall, and
ZMAP 1990-0014, Dulles Town Center. ZMAP 1986-0053, was approved by the Board of
Supervisors in November, 1987, and rezoned 110 acres from PD-IP to PD-SC (Planned
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Development — Shopping Center) and allowed for the construction of a 1.2 million square foot
regional shopping center.

ZMAP 1990-0014 was approved by the Board of Supervisors in December, 1991, and allowed a mix
of uses including 3.3 million square feet of office, approximately 300,000 square feet of commercial,
1.5 million square feet of industrial, and 1,068 residential units. An existing office building (Harris
Building), the Courtyard by Marriott Hotel, the Remington and Parc Dulles apartment communities,
the Colonnades (townhouses), and many of the retail pad sites located around Dulles Town Circle
were developed in conjunction with this application. (See surrounding zoning map below.)

B. SUMMARY OF OUTSTANDING ISSUES
Outstanding issues include the following:

LAND USE

1. The Revised General Plan designates the site for Keynote Employment, which prohibits
residential development. The applicant is requesting to convert 22 acres from PD-IP to R-24
to develop 445 multlfamlly units and 12 acres to PD-CC-CC to develop community- servmg
retail / office uses.
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CIVIC / OPEN SPACE

. The Plan Calls for 10% civic and 30% open space in high-density residential communities. If
the proposed fire & rescue site (considered a civic use) is not developed, the application will
not meet the civic component required in residential communities. The applicant’s proposed
open space areas need to be redesigned and relocated.

DESIGN

. Additional design guidelines needed. Staff recommends additional design commitments
including architectural design elements, a variety of building types, streetscape elements,
specific open space amenities, appropriate screening, etc.

PHASING / FISCAL IMPACT

. Stronger commitment linking office / commercial development to residential development
needed. The applicant is currently proposing to develop approximately 90% of the residential
units with 14 % of the commercial development.

. Provide a capital facilities contribution consistent with Board policies adopted in July, 2009.
The proffered commitment to capital facilities is $10,937 per unit; the anticipated commitment
should be $ 23,758 per market rate unit.

. Escalation clause for contributions tied to the Consumer Price Index. The applicant is
proposing a sub-standard escalation factor for cash contributions.

. A buy-out of the residential uses located within the Route 28 Tax District. The specific buy-
out value will be calculated by the Department of Management and Financial Services for
Board of Supervisors consideration.

SHARED-USE TRAILS

. Shared-use trails along City Center Boulevard and Nokes Boulevard should be constructed
to a minimum width of ten-feet. Concept Plan depicts five foot wide sidewalks along both
road frontages.

UNMET HOUSING NEEDS

. Board policy anticipates residential applications will include provisions for unmet housing
needs across a broad segment of the County’s income spectrum from 0 — 100% of the Area
Median Income (AMI). The application does not provide any commitments except for the
required 28 Affordable Dwelling Units (ADUs).

ENVIRONMENTAL

10.Implementation of the Stream Valley Plan. Notes on the Concept Plan (sheet 8-general note

3) require the approval of the Dulles Town Center rezoning (ZMAP 2007-0001) to implement
the Stream Valley Plan for the subject site.

10
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11.Stormwater Management facilities for the public use site. The applicant is currently proffering
to construct stormwater management facilities when the adjacent residential component is
developed.

TRANSPORTATION

12. Extension of Haleybird Drive. The applicant should construct a 4-lane extension of Haleybird
Drive from the subject site east to Ridgetop Circle (Loudoun Tech Center).

13.Cash equivalency for future signals. The applicant has proffered to provide traffic signals at
the intersection of Haleybird Drive/ City Center Boulevard and the Nokes Boulevard
entrance. If warrants are not met, the applicant should provide a cash equivalency to pay for
the installation of traffic signals in the future.

14. Transit funding should be provided. The applicant will provide a contribution of $575 per unit
to facilitate transit services only if the transit center proposed in the Dulles Town Center
application is denied.

PUBLIC USE SITE

15.Fire & Rescue site (SPEX 2008-0026) requested in conjunction with the rezoning. Request
for Special Exception approval is premature since the County cannot commit to the site
layout / access depicted on the SPEX plat. The 3.3 acre site does not conform to County
standards for these types of facilities (5 acres recommended).

PUBLIC SCHOOLS

16.School capacity issues. Potomac Falls High School has éxceeded capacity. Countryside
Elementary and River Bend Middle Schools are close to capacity.

ZONING
£OUNING

17.Public road access should be provided to accommodate the proposed mix of on-site uses
(residential and community-serving commercial). The applicant is proposing that all roads will
be private.

MODIFICATIONS

18.Staff does not support the requested Zoning Ordinance modifications. The modifications do
not exceed the public purpose of the regulations.

B. OVERALL ANALYSIS

On February 3, 2009, the Board of Supervisors initiated a Comprehensive Plan Amendment (CPAM
2009-0001, Route 28 Keynote Employment Policies) to assess the viability of the Keynote
Employment policies of the Revised General Plan specifically as they relate to the Route 28 policies
in Chapter 4 “Economic Development” and Chapter 6 “Suburban Policy Area”. The CPAM will
consider retaining or changing policies within a specific Keynote area. The CPAM area is defined as
the Route 28 corridor from Route 7 (north) to the Fairfax County line (south), between Atlantic

11
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Boulevard (east) and Broad Run (west). The Parc Dulles Il site, which is located east of Atlantic
Boulevard, is not situated within the CPAM area.

COMPREHENSIVE PLAN

The subject property is located in the Sterling Community of the Suburban Policy Area near two of
the County’s premier business corridors — Route 7 (Harry Byrd Highway) and Route 28. The County
targets properties, including the subject site, along Route 7, Route 28, and the Dulles Greenway for
Keynote Employment development in order to promote economic development in these crucial
business corridors.

Land Use

Areas designated as Keynote Employment are intended to be developed as premier office or
research and development supported by ancillary retail and personal services for the employees.
They include office parks, research and development parks, corporate headquarters, and similar
uses of a large scale that range in intensity from 0.40 to 1.0 FAR (Floor Area Ratio). Residential
uses are not anticipated in Keynote Employment areas.

On April 17, 1996, the Board of Supervisors adopted a resolution that prohibits the residential
conversion of areas designated as Keynote Employment. The resolution noted that residential
conversions defeat the Board’s economic development goals for these crucial employment corridors
(see attachment A-43a).

The applicant's proposal to develop residential uses on the subject site does not comply with
Revised General Plan policies governing properties within the Route 28 Tax District. The Tax
District was formed in 1987 to finance large transportation improvements, such as grade-separated
interchanges, within the Route 28 corridor in Loudoun and Fairfax Counties. The Plan states that
the County supports and is committed to the continuing growth of an economically vibrant Route 28
Tax District, both for the District's contribution to the transportation improvements to Route 28 and
to the economy of the County. Residential development within the Tax District is limited by Plan
policy to the Old Sterling Planhing Area, the Oak Grdve area, the Eden Traét and Loudoun Village
properties as well as areas designated for high-density residential on the Planned Land Use Map
(i.e., Victoria Station and Pearson Reserve). The subject site is not located within one of the areas
where residential development is permitted. Residential conversions, as proposed in this
application, reduce the potential for industrial / business growth in the Tax District. (See planned
land use map next page.)

The Revised General Plan anticipates the development of an intensive, large-scale, mixed-use
Urban Center in the southeast quadrant of the Route 7/Route 28 interchange which is intended to
evolve from the current shopping / mixed-use center. The Urban Center, which is designated by a
star on the Land Use map, is envisioned to be between 50 and 90 acres in size, including
residential and non-residential uses that are vertically integrated, featuring well-configured squares
and greens, a traditional network of landscaped streets, a rectilinear pattern of small blocks, and
civic buildings that act as landmarks of the community.

12
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The applicant has suggested that this proposal should be evaluated under the Urban Center
policies instead of the Keynote Employment policies. The Revised General Plan does not intend
that the entire 554 acre Dulles Town Center property will evolve into an Urban Center; instead, Plan
policies limit the size of an Urban Center from 50 to 90 acres in order to achieve the development of
a compact, pedestrian-oriented, and vertically integrated community. The applicant in the Dulles
Town Center application (ZMAP 2007-0001 & ZCPA 2007-0001) has defined a specific area of the
Dulles Town Center property in which the Urban Center will develop (Land Bays TC-1, TC-2, and
TC-3).

The subject site is not adjacent to this area nor is the proposal in this application a logical extension
of the proposed Urban Center. The single-use residential buildings that are proposed as the
dominant type of development do not advance the Plan’s vision of an Urban Center. Staff also
notes that although the subject property is situated adjacent to existing residential development to
the north (Parc Dulles), it is surrounded on three sides by non-residential development: the
Cornerstone at Loudoun Tech Center immediately to the east (planned for three office buildings
totaling 235,000 square-feet), the Corporate Office Park at Dulles Town Center to the south, and the

13
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existing destination retail development in the Dulles Town Center mall to the west. Developing the
subject site as Keynote Employment would be compatible with these existing / approved
surrounding uses and would be the most appropriate use of the property. In addition to the major
land use concerns with the application, staff has identified significant deficiencies concerning other
aspects of the proposal.

Civic / Open Space

The Revised_General Plan calls for high-density residential neighborhoods to provide 10 percent
(2.1 acres) of the gross acreage as civic space. Civic spaces play an important role in residential
neighborhoods by providing a place for residents to meet and hold events. They contribute to the
community’s identity and aesthetics. As defined in the Plan, civic uses are “public or quasi-public
institutional uses... and typically include small churches, fire and rescue facilities, schools, day care
centers, group homes, community centers, post offices, and community clubhouses”.

The applicant is proposing to develop 445 multifamily units on 21.7 acres at a density of 20.5
dwelling units per acre. The applicant is designating a 3.3 acre potential fire and rescue site and
8,000 square foot clubhouse / community center as the civic component for the development. Staff
has cited significant concerns regarding the potential fire and rescue site since the County cannot
commit to the specific site layout / site access depicted on the Special Exception Plat (sheet 6).
Staff had recommended that the applicant withdraw the Special Exception request for a fire and
rescue site at this location; however, the applicant has decided to pursue the request. If the County
chooses not to accept this particular site for a fire and rescue station, the applicant is proposing to
limit development of the site to a park. A park does not meet the definition of a civic use; therefore,
the application would be deficient in civic space.

Revised General Plan policies state that high-density residential neighborhoods will fully incorporate
open space at a minimum of 30 percent of the gross acreage of the property, totaling 6.5 acres for
the subject site. The Plan recognizes that the provision of open space /s critical in high-density
residential neighborhoods because of the greater concentration of residents. Open space can
include a variety of passive and active open space, including woods, wetlands, wet ponds,
neighborhood and community parks, community gardens, athletic fields, tot lots, hiking and biking
trails, streetscape areas, and other natural or man-made features that function as amenities. Open
space policies state that 75 percent of the required open space should consist of interior open
space. Perimeter buffers and leftover spaces can only account for 25% of the open space
requirement. In order for this project to comply with these policies, at least 4.8 acres should be
internal usable open space.

According to the Rezoning Plat and Circulation Plan (Sheet 4- see next page), the project includes
6.5 acres of open space within the residential component. The proposed open space within the
project includes a village green, a community green and tot lot, an archaeological preserve, a Tree
Conservation Area (TCA) surrounding the riparian corridor, a stormwater management facility
adjacent to City Center Boulevard and the perimeter buffers.

Staff maintains that all of the open space depicted on the Plat cannot be used to fulfill the open
space requirements identified in the Plan. Plan policies specify that pocket parks, landscaped
gardens, and community greens must be at least 2,500 square feet in size to count as open space.

14
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Plan policies also state that stormwater management facilities cannot be included as open space
features unless they are wet year-round (now proffered) and include amenities (such as gazebos,
picnic areas, walking paths, or seating — not provided). Additional information is also requested to
determine if the project provides sufficient internal open space. The illustrative plan (Sheet 5) shows
residential buildings surrounding the community green & tot lot along the site’s eastern boundary
with Loudoun Tech Center. This area does not appear to meet the Plan’s definition of internal open
space since it will mainly serve the residents living in the surrounding buildings and appears to be
isolated from the rest of the community. The development contains inadequate internal open space.
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Additional Design Commitments

The applicant has proffered to design and construct the residential component with a combination
of architectural design and materials found generally in better quality luxury residential
developments (such as Parc Dulles). Additional commitments include pedestrian-scale lighting and
benches in active recreation spaces. Staff recommends additional design commitments, such as a
variety of building types and acceptable building materials, architectural design elements,
streetscape elements (such as benches, fountains, etc.), specific amenities in open space areas
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(such as benches, seating, gazebos, picnic areas, etc.), screening of trash collection areas, and
screening of rooftop mechanical equipment that will ensure the development of a high-quality
development.

Fiscal Impacts

Phasing

A central objective of the Revised General Plan is to balance business and residential development
to promote an effective fiscal policy. The Plan calls for mixed-use projects to provide a development

phasing plan that establishes a build-out relationship between the residential and non-residential
components.

Approximately 36% of the overall site (12.4 of the total 34.1 acres) is proposed to be rezoned to a
PD-CC-CC (Planned Development — Community Center - Commercial Center) zoning district to
permit the development of up to 117,000 square feet of non-residential uses (.2 FAR). A Special
Exception (SPEX 2008-0027) has been submitted to allow office square footage in excess of 20%
of the commercial floor area. The draft proffers currently propose up to 75,000 square feet of office
development on the site. However, the application does not actually require the development of any
office. The draft proffers (Proffer {.A.2) state that the property will be developed with up to 117,000
square feet (including the 17,000 square foot fire and rescue site) of uses permitted in the PD-CC-
CC zoning district (up to 60,000 square feet of retail and/ or up to 75,000 square feet of office with a
maximum development of 100,000 square feet are proposed). If the application is approved as
proposed, the applicant will have the option of developing the site in accordance with the office
Special Exception or not. There are no assurances that any office will actually be developed on the
site. The proffers currently state that 400 units (89 percent of the units) could be built if 14,000
square feet (14 percent) of the commercial component is constructed.

Given the site’s Keynote' Employment designation, the applicant should commit to developing the
- full amount of office square footage proposed in the Special Exception. This could be accomplished
by committing to a more balanced phasing plan that ensures the concurrent development of the
non-residential and residential components.

Capital Facilities Contributions

Under the Revised General Plan, ali residential rezoning requests will be evaluated in accordance
with the capital facility policies of the Plan. Staff has calculated capital facility impacts for the
proposed development including the costs associated with the provision of safety, government,
recreation, and education services, etc. based on the most recent submission materials. The
County assumes responsibility for capital facilities impacts up to the base density, which is 0
du/acre based on the site’s industrial zoning (PD-IP). In accordance with Board policies adopted in
July, 2009, a capital facilities contribution of $23,578 per market rate multi-family unit, (total of
$9,907,086) is anticipated (attachment A-7).

The proffers (Proffer VI.A.) state that the applicant will pay $10,937 per dwelling unit for a total
contribution of $4,866,965 if-the project is built out. The total proposed contribution is significantly
less than the anticipated contribution amount. The applicant maintains that the most recently
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adopted capital facilities amount should not apply to this application, since the proposal was
originally submitted and heard by the Planning Commission in 2004. Staff maintains that the most
recently adopted numbers should apply since this is a completely new land development proposal
that has required substantial County review.

Staff notes that County policies allow for a capital facilities credit for land that is dedicated to the
County (in this case, a 3.3 acre public use site). An appraisal of the property to be dedicated is
required to be submitted for staff review to determine the actual amount of the credit. The applicant
has not submitted the appraisal; therefore, the amount of the capital facilities credit is unknown at
this time.

Cash Contribution Escalation Clause

Revised General Plan policies call for the escalation of cash contributions in accordance with the
Consumer Price Index (CPI) in order to maintain an equivalent contribution in the future. Proffer
VI.D. states that cash contributions for transit services and capital facilities shall escalate by 2%
every five years from the time of the zoning approval. The applicant's proposed escalation clause
does not guarantee an equivalent contribution amount for future development.

Route 28 Buy-Out

Property owners within the Route 28 Tax District that convert commercial or industrial properties to
residential uses have on several occasions been allowed to buy-out of the District through a one-
time payment that is calculated using a formula agreed upon by Loudoun and Fairfax Counties, the
Route 28 District Commission, and the Route 28 Tax District Advisory Board. The payment
represents the present value of the special improvements taxes estimated by the County to be lost
as a result of the residential conversion. The draft proffers (Proffer VII) include a commitment to
provide this payment. The specific amount will be calculated by County staff to coincide with Board
of Supervisors action to ensure the most current number is used.

ECONOMIC DEVELOPMENT

The removal of commercial land from the County’s inventory is a concern given the long-term need
to have an adequate supply of commercial/industrial land as well as the fiscal impact of converting
non-residential property to a residential use. Removal of land from the Route 28 Tax District is a
serious concern and negatively impacts the overall district. In general, residential development has
a negative fiscal impact to the County, while non-residential development has a positive fiscal
impact.

This site appears to be much more suited for office and/or flex development, rather than residential
development. The existing regional road network, consisting of two major collectors (City Center
and Nokes Boulevards) would support office and/or flex industrial development similar to adjacent
development to the south and east. The subject site is separated from commercial development in
Dulles Town Center by City Center Boulevard, a major collector road, which limits connectivity for
potential residents. The location of the proposed residential conversion may also have a negative
impact on the adjacent industrial park to the east (Loudoun Tech Center). Loudoun Tech Center is
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an industrially zoned development with a Special Exception for 100% office development. The
subject site is adjacent to one of the few vacant parcels in Loudoun Tech Center.

The commercial component is proposed to be developed at a very low density (0.18 FAR) and
includes more residential than commercial development. Recent changes to the Revised 1993
Zoning Ordinance allows the by-right development of office uses in PD-IP districts with performance
standards (including a minimum of two-stories oriented on major road ways and the ability to
achieve higher densities with Special Exception approval).

If the application is approved to allow the development of residential and community-serving
commercial uses, the applicant should commit to higher minimum office / commercial densities as
well as building heights of at least two stories. If the proposed density is not achieved, the County is
at risk of losing additional office square footage. Minimum densities will help to ensure that this
scenario will not happen. The applicant is also encouraged to place retail on the first floor and office
on the second floor.

Staff recommends the retention of this site as Keynote Employment in accordance with
Comprehensive Plan policies. The proposal does not represent a mixed use project, but rather a
mix of uses. The proposed development is not integrated with the commercial component of Dulles
Town Center, there is no vertical integration of uses on the site, and there are no meaningful
linkages between the development of the commercial component and the residential component.

ENVIRONMENTAL REVIEW

The proposed site is almost completely forested. Additional green infrastructure resources on the
propenty include an archeological site, a riparian corridor, wetlands, hydric soils, and man-made
steep slopes (see environmental features next page). The site’s most unique environmental feature
is a riparian corridor which contains a stream and associated wetlands. The stream, which
originates on the subject property, drains northward through the adjacent Parc Dulles development
(where it has been preserved as a unique environmental feature of the community and becomes a
minor floodplain). The stream corridor runs westward to the existing stormwater management pond
serving the Dulles Town Center property (southeast corner of the Route 7/Route 28 interchange)
before it drains into Broad Run.

Streams & Wetlands

The County encourages the protection and preservation of smaller stream segments (i.e., those
draining less than 100 acres) through the application of conservation design techniques that will
minimize disturbances due to the land development process. The Revised General Plan also calls
for the protection of surface water resources from contamination and pollution and prevention of the
degradation of water quality in the watersheds. The County supports the federal goal of no net loss
to wetlands in the County. The applicant has conducted a wetland delineation and has submitted it
to the U.S. Army Corps of Engineers (USCOE) for a jurisdictional determination. The proposed
wetland impacts are located at the headwaters of the stream and appear to be relatively minor. In
accordance with staff recommendations, the applicant has proffered wetland mitigation in the
following priority: 1) onsite, 2) within the Broad Run watershed Area within the same Loudoun
County geographic Planning Policy Area, 3) within the Broad Run Watershed Area within another
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Loudoun County geographic Planning Policy Area, 4) elsewhere within Loudoun County, subject to
approval by USACE and DEQ.

Subject Site
(outllned in black)

Drainageway
I r ‘1 Minor Floodplain
- Major Floodplain
Moderately Steep Slope 15-25% |~
- Very Steep Slope 25%+ ]
| * Identified Archaeological Site

Tree

- Wooded Area

~Existing Conditions

Forest, Trees and Vegetation

The Revised General Plan supports the conservation of forest resources during the site
development process and calls for the submittal and approval of a tree conservation or forest
management plan prior to any land development that “demonstrates a management strategy that
ensures the long-term sustainability of any designated tree save areas”.

Based on staff recommendations, the site layout was redesigned to minimize impacts on the
property’s riparian corridor by relocating a stormwater management facility (BMP Facility 1) out of
the stream corridor and by expanding the Tree Conservation Area (TCA) to protect a larger area of
the stream’s forested buffer. The applicant has proposed to incorporate some of the existing
environmental features in a Stream Valley Plan (sheet 8) for the overall Dulles Town Center .
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development. While the vast majority of mature trees will be removed with this development, the
Stream Valley Plan proposes to preserve large portions of the stream channel and associated
wetlands, retain existing mature trees (Tree Conservation Area) adjacent to the stream corridor, and
to re-vegetate the northwestern corner of the site adjacent to the stream corridor. While staff
supports the concepts depicted in the Stream Valley Plan, general note 3 (sheet 8) states that
implementation of the Plan will not be required if either the Dulles Town Center rezoning or the Parc
Dulles Il rezoning is denied. This note should be removed from the Stream Valley Plan.

Stormwater Management

In order to protect groundwater and surface water features, the County promotes the use of low
impact development (LID) techniques, which use natural vegetation and small-scale treatment
systems to treat and infiltrate rainfall close to the source. Permeable paving, vegetative buffers or
filter strips, and the collection and use of rooftop run-off for irrigation and green roofs are examples
of LID techniques.

The rezoning plat (Sheet 4) indicates that two Stormwater Management/Best Management
Practices (SWM/BMP) facilities will be provided on the subject property. The larger SWM / BMP
facility (BMP Facility 1), proposed in the northwestern portion of the site, will be developed as a wet
pond and will serve the entire development, including the proposed public use site in the
southeastern corner. The applicant is proffering to develop this facility when the residential units are
constructed. If the public use site is needed before the development of the residential units, the
applicant is not proposing to construct interim SWM facilities for the site. Instead, public funds would
be required to construct these facilities. Staff maintains that the applicant should provide adequate
stormwater facilities for the public use site regardless of development timing. The smaller facility
(BMP Facility 2) is proposed in the southwestern portion of the site. The applicant has committed to
provide at least one LID measure such as rain gardens or bio-swales in the development, in order to
improve water quality before it enters the riparian corridor.

Steep Slopes

The Existing Conditions plat (Sheet 2) depicts areas of very steep slopes that are generally located
around the northern, southern, and western boundaries. All steep slopes on the site are manmade.
Staff notes that the steep slope standards in the Revised 1993 Loudoun County Zoning Ordinance
have been revised to exempt slopes created by permitted land disturbing activities, such as,
building and parking pad sites; berms; temporary construction stock-piles; and road-side ditches.

Road Noise Impacts

Both the Revised General Plan and the Countywide Transportation Plan (CTP) contain roadway
noise policies that are intended to protect noise sensitive land uses along specific corridors. The
Plan states that the “County will require all land development applications that propose land uses
adjacent to any existing and/or proposed arterial and major collector roads will be designed to
ensure that no residential or other type(s) of noise-sensitive use(s) will have traffic noise impacts
which occur when the predicted traffic noise levels approach or exceed noise abatement criteria. ..,
or when predicted traffic noise levels substantially exceed existing noise levels”.
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The proposed project is located at the intersection of two four-lane, major collector roads that
generate roadway noise — Nokes Boulevard and City Center Boulevard. The applicant has proffered
that for all residential units, interior noise levels shall not exceed an average sound level of 45 dBA.
The proffers also require the applicant to submit a noise study concurrently with the initial residential
site plan to ensure that this standard is achieved.

Archaeological & Historic Resources

The subject site is governed by the Revised General Plan and the Heritage Preservation Plan. The
Revised General Plan states the County will require an archeological and historic resources survey
as part of all development applications and include a plan for recordation and preservation of any
identified resources, along with measures for mitigation and adaptive reuse. The Heritage
Preservation Plan specifically states that the County’s primary objective is to protect and conserve
significant archaeological resources identified during the development process. The Preservation
Plan further states that research and findings associated with archaeological surveys should be
conveyed to the public in a format that is easily understood and accessed by the general public.

A previously unrecorded archaeological site (44LD947) has been identified along the eastern
portion of the site within the residential component. The Phase | archeological survey identified it as
an early nineteenth century domestic site based on the small artifact assemblage, which includes
ceramics, bottle sherds, and brick fragments. Site 44LD947 is thought to be either a tenant or an
African American slave site. Sites relating to enslaved African Americans and tenant farmers are not
well documented in the County or the region. This site may yield important information related to
these populations. Site 44LD947 is considered to be potentially eligible for listing in the National
Register of Historic Places by the consultant who conducted the Phase 1 survey.

The applicant is preserving this site in a Tree Conservation Area (TCA) as depicted on the
Rezoning Plat (sheet 4). The proffers (Proffer IV) provide a commitment that the applicant shall
conduct a Phase Il Archaeological Study for the site prior to any land disturbance and/or approval of
any site plan on this portion of the site. The owner shall not be required to perform any additional
archaeological studies for this site if it remains undisturbed in accordance with Plan policies. Staff
has recommended a Phase Il investigation to ascertain archeological site boundaries and eligibility
for the National Register of Historic Places. A 25-foot buffer surrounding the site should be
provided. If tree removal is required for any reason, trees should be cut and not dug out. The draft
proffers should be amended to reflect these commitments to ensure viability of the site.

Lighting

The Revised General Plan states that the beauty of the County’s night sky is threatened by
excessive and improper lighting. It promotes the use of lighting for convenience and safety without
the nuisance associated with light pollution. The applicant has proffered to direct all site lighting
downward and to fully shield the lights.

Sustainable and Energy Efficient Design

The County encourages development that uses energy efficient design and construction principles,
promotes high performance and sustainable buildings, and minimizes construction waste and other
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negative impacts. The applicant has proffered (VII.H) to provide a construction waste management
plan prior to the issuance of building permits, to provide water conservation fixtures and building
components, energy efficient appliances, fixtures, and building components, and energy efficient
lighting fixtures in the residential component. There are no water or energy conservation
commitments in the commercial component.

SPECIAL EXCEPTION REQUESTS

The applicant is requesting Special Exception approval for the following uses:
e afire and rescue station; and
¢ office uses in excess of 20% of the commercial floor area.

Both special exceptions are proposed in the PD-CC-CC (Commercial Center) portion of the site.

Fire and Rescue Station (SPEX 2008-0026)

The applicant is proposing to develop a 3.3 acre public use site as a fire and rescue station in the
southeast comner of the subject property adjacent to Nokes Boulevard and Loudoun Tech Center.
The Special Exception Plat (sheet 6 — see Plat on next page) depicts a 12,000 sq. ft. fire and rescue
station (with a 5,000 sq. ft. expansion area) and associated parking. Primary and secondary access
points to the station are shown to Nokes Boulevard. The secondary access to the fire station is the
same private road that will serve as the main access to the commercial component. The proposed
layout would create numerous traffic conflicts between emergency vehicles accessing the station
and general commercial traffic. Staff has raised serious concerns about the size and layout of the
proposed fire and rescue site as well as the use of private roads for site access. Public uses, such
as fire and rescue stations, typically require 5 acres in order to ensure adequate circulation and
deploymeént of emergency vehicles.
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In accordance with staff recommendations, the applicant revised the Concept Plan and proffers to
identify this 3.3 acre area as a public use site; however, the proffers place significant land use
restrictions that limit future development to a fire and rescue station or a park. Public use sites
typically do not have such severe land use limitations. Staff also notes only a limited number of
public use facilities, such as parks, recycling centers, community centers, and commuter parking
lots could be developed on the property based on the proposed PD-CC-CC zoning designation.

While staff and the applicant have continued to meet regarding the development of a potential fire
and rescue site at this location; staff is not able to commit to the specific layout / site access
depicted on the Special Exception plat at this time. The Department of Fire, Rescue and Emergency
Management will select an engineering firm that will conduct an analysis of the proposed 3.3 acre
site to determine if the program requirements, vehicular circulation, and timely deployment of
emergency vehicles can be accommodated at this location. Since substantial conformance to the
development shown on the Special Exception plat is necessary during this process, staff requested
the withdrawal of this request. The applicant has not agreed to withdraw the request and is
continuing to pursue it.

In 2002, Loudoun County voters endorsed a bond referendum that included funding for the design
and construction of a public safety center in the Route 7/Route 28 corridor. The County is currently
in the process of reviewing different locations for a future fire and rescue station in this region of the
County. A potential 5-acre site in Kincora and a 5.1 acre site in Steeplechase (southwest corner of
Atlantic Boulevard and Severn Way) are currently under review as potential sites. The Kincora site
is a component of the rezoning application (ZMAP 2008-0021) currently under review by the
Planning Commission. The Steeplechase site (ZMAP 2008-0008) recently converted to the
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provisions of the Revised 1993 Zoning Ordinance, which allows fire and rescue stations by Special
Exception.

Office in excess of 20% of the Commercial Area

The applicant is requesting a Special Exception to allow office uses in excess of 20% of the
commercial floor area (see Spex Plat below page). The Concept Plan and proffers cap commercial
development at 100,000 square feet (.18 FAR). Up to 75,000 square feet (75% of the site) can be
developed with office uses and up to 60,000 square feet (60 % of the site) can be developed with
other permitted PD-CC-CC uses (17,000 square feet will be available for the public use site).

As stated in the Revised 1993 Zoning Ordinance, the purpose of the PD-CC-CC zoning district is to
serve the retail shopping needs of the surrounding community. Office uses should not be the
predominate use in this district. Staff does not support the Special Exception request since the
proposal does not meet the purpose and intent of a PD-CC-CC district. The application should be
revised to rezone the southern portion of the property to a PD-OP (Office) designation in order to
develop more office uses and to comply with planned land use policies.
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The property under consideration is a 34.1 acre parcel that is currently zoned PD-IP (Planned
Development — Industrial Park) under the 1993 Zoning Ordinance. Approval of the request would
allow the development of 445 multifamily units within a 21.7 acre component (R-24 zoning district)
and 117,000 square feet of commercial uses and a public use site within a 12.4 acre component
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(PD-CC-CC zoning district) under the Revised 1993 Zoning Ordinance. Additional applications
consist of Special Exceptions for a potential fire and rescue site and office uses in excess of 20% of
the commercial square footage. Zoning Ordinance modifications have been requested to reduce
yards adjacent to a residential district and to allow site access via private access roads instead of a
public road.

Staff has identified significant concerns related to Comprehensive Plan conformance, the purpose
and intent of a Commercial Center (PD-CC) zoning district, the use of private roads to serve the
development, the size / layout of the potential fire and rescue site, and the proposed zoning
modifications.

Comprehensive Plan conformance

The planned land use of the property is Keynote Employment. The Revised General Plan calls for
regional office and/or research and development uses in this designation. The Revised 1993 Zoning
Ordinance, Section 3-701 (Purpose) specifies that R-24 districts shall be mapped in locations
designated primarily for infill development or in other locations consistent with the Comprehensive
Plan. Section 4-201 (Purpose) of the Revised 1993 Zoning Ordinance, specifies that Commercial
Centers (PD-CC) shall be located in areas consistent with the Comprehensive Plan. The proposed
rezoning to R-24 and PD-CC-CC is not consistent with the land use policies of the Comprehensive
Plan since the application proposes high-density residential, community-serving retail and small
scale office uses instead of large-scale office and research and development uses.

Purpose of PD-CC-CC (Commercial Center — Community Center)

The applicant recently amended the application to increase the amount of potential office
development from 23,400 square feet to 75,000 square feet (maximum of 100,000 square feet of
commercial development proposed). This increases the amount of office in the PD-CC-CC district
from 23% to 75%. This is not consistent with the purpose of the PD-CC-CC district, which is to
serve the retail shopping needs of the surrounding community. Office uses should not be the
predominate use in a PD-CC-CC district. If the applicant intends to develop significant amounts of
office space, the appropriate district is PD-OP (Office Park), which would allow a predominant office
development and would be in conformance with Keynote Employment policies.

Private Road Access

The development would be served by private streets, including the main spine road that connects
the commercial and residential components. Staff has consistently recommended that the main
spine road should be public. The PD-CC-CC regulations, Section 4-206 (D) of the Revised 1993
Zoning Ordinance state that vehicular access to commercial centers shall be provided on collector
roads, which, by definition, are publicly owned and maintained. This section also specifies that
primary access to commercial areas shall be prohibited on residential neighborhood streets. The
site layout proposes a continuous, 2-lane private street that connects directly from the commercial
component to the residential component. The applicant has stated that private streets are needed to
accommodate certain design aspects (such as reduced setbacks). A public road should be provided
to access disparate uses between the two zoning districts.

- Size / Layout - fire and rescue station
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In accordance with Service Plan Standards, fire and rescue sites require 5 acres as opposed to the
3.3 acres proposed by the applicant. One of the return routes for the emergency vehicles is the
main access road for the shopping center / office component. As currently depicted on the Spex
Plat, the secondary return route through the shopping center requires fire/rescue vehicles to travel
along a road containing angled parking. Based on the proposed layout, motor vehicles will be
backing out into the emergency vehicle return route. The design creates multiple conflicts between
the residential/commercial users and the fire/rescue vehicles. The applicant has not addressed
noise levels that will be generated on the site or provided any mitigation measures. Staff maintains
that the proposed site is not large enough and continues to pose internal and external vehicle
circulation problems.

Zoning Ordinance Modifications

The applicant is requesting two modifications of the Revised 1993 Zoning Ordinance related to
reduced yards and site access. Staff does not support either of the modification requests.

Modification #1: Section 4-205(C)(2). Adjacent to Residential Districts and Land Bays
Allowing Residential Uses. No building, parking, outdoor storage, areas for collection of
refuse or loading area shall be permitted closer than 100 feet to any existing or planned
residential district.

Proposed modification request: Modify the yard requirements between the commercial
center and the adjacent R-24 district. Reduce the yard for buildings, parking, areas for
collection of refuse and loading areas from 100 feet to 50 feet, provided that no outdoor
storage, areas for collection of refuse or loading areas shall be visible from residential areas
and parking shall be screened to the extent feasible. Provide a 25-foot minimum Type i rear
yard buffer instead of the required Type | buffer.

Applicant Justification: The proposal seeks to provide an innovative design that integrates
the multifamily residential and neighborhood-scale non-residential uses, resulting in a
reduced separation between residential and non-residential buildings — 75 feet instead of the
cumulative 125 feet that would be required without modification. it provides for a more
compact and walkable community. Because a Type Il buffer will be provided, however, the
proposed modification will result in a more heavily landscaped if narrower separation
between the residential and non-residential portions of the property.

Staff Review: Staff does not support this modification. The applicant is proposing to reduce
yard requirements by 50% (from 100 feet to 50 feet) and increase the buffer plantings from a
Type 1 to a Type 2 buffer. A Type 1 buffer (consisting of 1 canopy and 4 understory trees)
would be increased to a Type 2 buffer (consisting of 2 canopy, 4 understory, 10 shrubs, and
2 evergreen trees). The proposed Type 2 buffer does not sufficiently screen the commercial
development from the residential development to warrant a 50% yard reduction. The
proposal does not exceed the public purpose, improve upon existing regulations or offer an
innovative design. The applicant's proposal to screen parking “to the extent feasible” should
be removed from the modification request.

26



ZMAP 2002-0017, SPEX 2008-0026, SPEX 2008-0027 PARC DULLES 1
PLANNING COMMISSION PUBLIC HEARING
November 19, 2009

Modification # 2; Section 4-206(D). Vehicular Access to Commercial Centers. Primary
access shall be prohibited on residential neighborhood streets. This prohibition does not
apply to collector roads through residential neighborhoods. Each commercial center shall
provide a vehicular circulation plan that minimizes direct vehicular access to parking stalls
from major cartways, and provides other on and off-site improvements to enhance pedestrian
and vehicular circulation.

Proposed modification request: This modification proposes access to public roadways
(Nokes Boulevard) via private access easements.

Applicant Justification: The subject property is bounded by 2 major collector roads (Nokes
and City Center Boulevards) and a collector road (Haleybird Drive). The proposed
modification permits internal access to be provided via 2 entrances — Haleybird and Nokes —
and a private street instead of a collector road. The proposed modification improves upon the
existing regulation by supporting the use of private streets internally which supports a
pedestrian friendly design that can balance pedestrian and vehicular connectivity between
the residential and non-residential portions of the site. A collector road or even a minor
collector road constructed to VDOT standards would not be appropriate as an internal
roadway.

Staff Review: Staff does not support this modification. The applicant's proposal to mix
residential traffic, commercial traffic and emergency vehicle traffic on a private, 2-lane road
will create numerous traffic conflicts throughout the development. The proposed layout
depicts angled parking adjacent to the main spine road which will necessitate vehicles
backing up into the main access area. The proposal does not exceed the public purpose,
improve upon existing regulations or offer an innovative design.

EMERGENCY SERVICES

The Sterling Volunteer Fire and Rescue Company will provide fire and rescue services to the
site. County policy anticipates a contribution of $60.00 for each market rate residential unit
and $.05 per square foot of non-residential development. Proffers VI.A. and IV.B. provide
contributions of $120.00 and $0.05 for residential and non-residential development
respectively, both of which are consistent with Board policy. Other issues identified by the
Department of Fire, Rescue and Emergency Services include the need for a five-acre site to
accommodate a fire and rescue station for the Route 7 / Route 28 corridor. A site has been
included in this application; however, at 3.3 acres, the size of the site is substandard and has
significant access issues.

SCHOOLS

Loudoun County Public Schools has indicated that the proposed 445 multifamily units will
generate a total of 115 students (59 elementary students, 25 middle school students, and 31
high school students). The school system has estimated that these students will create a
capital cost of $4,493,558 and annual operating costs of $1,469,746. Based on existing
School Board adopted boundaries, students from this community would attend Countryside
Elementary, River Bend Middle, and Potomac Falls High Schools. Potomac Falls High School
is currently over capacity. Countryside Elementary and River Bend are close to capacity.

27



ZMAP 2002-0017, SPEX 2008-0026, SPEX 2008-0027 PARC DULLES Il
PLANNING COMMISSION PUBLIC HEARING
November 19, 2009

TRANSPORTATION
Existing Roads

The subject property is located on the northeast corner of Nokes Boulevard and City Center
Boulevard. Haleybird Drive borders the site along the northern property line. Nokes
Boulevard and City Center Boulevard are four-lane median divided major collector roads with
turn lanes at all major intersections. A traffic signal is in place at the City Center
Boulevard/Nokes Boulevard intersection. The 2001 _Countywide Transportation Plan (CTP)
calls for this segment of Nokes Boulevard to be a four-lane divided major collector road with
separate left & right turn lanes. The CTP calls for City Center Boulevard to be a similar facility
consisting of a four-lane divided road within a 120-foot right-of-way, with right and left turn
lanes at all intersections. These roads are completed to their ultimate sections.

Haleybird Drive is an existing four-lane undivided road located along the northern boundary
of the site that currently terminates in a cul-de-sac at the eastern boundary (adjacent to
Loudoun Tech Center). While it is not included in the CTP for improvement, it is proposed to
connect to Ridgetop Circle to the east as a four-lane undivided road, providing inter-parcel
access between Dulles Town Center and Loudoun Tech Center.

Trip Generation

The existing PD-IP zoning could yield approximately 306,000 square feet of light industrial
and 294,000 square feet of office development. Based on trip generation rates, the currently
approved development would generate approximately 5,221 average daily trips (including
713 a.m. and 684 p.m. peak hour vehicle trips). The proposed 445 multi-family units would
generate 2,825 daily trips (169 a.m. peak and 203 p.m. peak hour vehicle trips). The
proposed office and retail uses would generate 5,531daily trips, 205 a.m. peak and 571 p.m.
peak hour trips. While there are no ITE trip rates for fire & rescue stations, the trip generation
is believed to be relatively low. The total generated vehicle trips for the proposed multi-family,
office and retail development is 8,356 average daily trips (including 374 a.m. peak and 774
p.m. peak hour trips). This equates to an increase of 62% in anticipated traffic from the
approved office / light industrial development.

Extension of Haleybird Drive

A four-lane section of Haleybird Drive is already completed along the northern property line.
The applicant has proffered to construct a half-section (2 lanes) of Haleybird Drive off-site to
the east to connect with Ridgetop Circle in Loudoun Tech Center. Loudoun Tech Center has
already dedicated sufficient right-of-way to accommodate the four-lane extension. The
applicant proposes to provide a two-lane section of Haleybird Drive to Ridgetop Circle prior to
approval of the initial site plan for residential development or prior to occupancy of at least
50,000 square feet of commercial development.

In conjunction with the approved proffers for the Dulles Town Center rezoning application
(ZMAP 1990-0014), the applicant provided a letter of clarification dated December 16, 1991,
that required the construction of a half section (2-lanes) of Haleybird Drive from City Center
Boulevard (Dulles Town Center) to Ridgetop Circle (Loudoun Tech Center). The letter of
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clarification states that the half section should have been constructed concurrently with the
development of the Parc Dulles community (immediately north of the subject site). A 4-lane
extension of Haleybird Drive needs to be constructed with this application to Ridgetop Circle
in order to complete the surrounding road network.

Cash Equivalency for Traffic Signals

The County anticipates that two traffic signals will be needed to accommodate site traffic-
one at the proposed site entrance off Nokes Boulevard and one at the intersection of City
Center Boulevard and Haleybird Drive. The applicant has proffered to provide a warrant
study (prior to the 300" residential unit for the City Center signal and within 2 years of the
50,000™ square foot of commercial development for the Nokes signal) and to install both
signals if warranted. If signals are not needed at the time the warrant study is completed, the
applicant’s proffers specify that there will be no obligation to provide traffic signals in the
future. If traffic signals are not warranted at a specific time, developers generally proffer cash
equivalencies to cover the cost to install traffic signals in the future. The applicant has not
agreed to provide a cash equivalency for future signals. This would require the use of public
funds to install future traffic signals at these intersections.

Transit Contributions

Staff has recommended a transit contribution of $575 per dwelling unit (total contribution of
$255,875) in order to facilitate transit services in the vicinity of the subject site. The applicant
has agreed to provide a contribution if the Dulles Town Center rezoning application (with a
proposed transit center) is not approved. Staff maintains that the Dulles Town Center
application is a separate proposal that has no bearing on transit contributions for this case.

An existing failing level-of-service at the intersection of Route 7/City Center Boulevard (north
of the subject site) is an issue that has been raised in the context of the Dulles Town Center
rezoning application, which is currently under County review. The transportation
improvements recommended in this application, consisting of a 4-lane extension of Haleybird
Drive to Ridgetop Circle, signalization of adjacent intersections (including cash
equivalencies), and contributions to facilitate transit services, will all help to mitigate
transportation impacts associated with this development.

D. ZONING ORDINANCE CRITERIA FOR APPROVAL

Section 6-1211(E) of the Revised 1993 Zoning Ordinance states, “...if the application is for
reclassification of property to a different zoning district classification on the Zoning Map, the
Planning Commission shall give a reasonable consideration to the following matters...”

(1) Whether the proposed zoning district classification is consistent with the Comprehensive
Plan.

The proposed R-24 (Multifamily Residential) and PD-CC-CC (Planned Development-
Commercial Center-Community Center) zoning districts are not consistent with the
Comprehensive Plan, which calls for Keynote Employment at this location.
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(2) Whether there are any changed or changing conditions in the area affected that make the
proposed rezoning appropriate.

There are no changing conditions in the area that make the rezoning appropriate. The
surrounding properties to the east, south, and west are approved and/or developed with office,
light industrial and destination retail uses. The adjacent residential uses to the north were
developed when the Comprehensive Plan designated the area as Business community (which
allows a residential component). Except for the development of a 50 to 90 acre Urban Center,
the entire Dulles Town Center property is planned as Keynote Employment (with a Destination
Retail overlay in specific areas). This designation does not permit the development of residential
uses.

(3) Whether the range of uses in the proposed zoning district classification are compatible with
the uses permitted on other property in the immediate vicinity.

The proposed residential use is compatible with the adjacent Parc Dulles development to the
north, however, there could be potential land use conflicts with the office/ light industrial uses
approved to the east in Loudoun Tech Center. The proposed commercial uses are compatible
with the surrounding office, light industrial, and retail uses.

(4) Whether adequate utility, sewer, and water, transportation, school and other facilities exist or
can be provided to serve the uses that would be permitted on the property if it were rezoned.

There are adequate utility, and public water and sewer facilities to serve the development. The
regional road network is in place to serve the development; however, additional transportation
improvements, consisting of a 4-lane extension of Haleybird Drive to Ridgetop Circle, a cash
equivalency for two future traffic signals, and a per unit transit contribution are necessary to
mitigate traffic impacts of the development. Based on current School Board boundaries, schools
serving the site are over capacity or close to capacity.

(6) The effect of the proposed rezoning on the county’s ground water supply.

The property will be served by public water and sanitary sewer. No ground water impacts are
anticipated from water or sewage disposal.

(6) The effect of uses allowed by the proposed rezoning on the structural capacity of the soils.

Impacts to the structural capacity of the soils will be mitigated by appropriate engineering
methods consistent with the Facilities Standards Manual (FSM).

(7) The impact that the uses that would be permitted if the property were rezoned will have upon
the volume of vehicular and pedestrian traffic and traffic safety in the vicinity and whether the
proposed rezoning uses sufficient measures to mitigate the impact of through construction
traffic on existing neighborhoods and school areas.

Staff has recommended transportation improvements consisting of a 4-lane extension of
Haleybird Drive to Ridgetop Circle, a cash equivalency for two future traffic signals (if warrants
are not met), and a transit contribution to mitigate traffic impacts of the development. Plan
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policies call for 10- foot wide shared use trails to accommodate pedestrian and bicycle traffic
along Nokes Boulevard and City Center Boulevard. The CDP depicts a 5-foot wide sidewalk
along both property frontages.

(8) Whether a reasonably viable economic use of the subject property exists under the current
zoning.

A reasonably viable economic use can be achieved under the current zoning as evidenced by
the approved development to the east (office / flex industrial) and south (office/ flex industrial).

(9) The effect of the proposed rezoning on environmentally sensitive land or natural features,
wildlife habitat, vegelation, water quality and air quality.

The site is undeveloped and contains a number of natural features including a stream and
associated wetlands, and extensive mature trees. The applicant is proposing to retain the
majority of the stream and wetlands as depicted in the Stream Valley Plan (sheet 8). Most of the
existing trees will be removed. Tree Conservation Areas are proposed along a portion of the
eastern boundary (including the archeological site) and in the central portion of the property.

(10) Whether the proposed rezoning encourages economic development activities in areas
designated by the Comprehensive Plan and provides desirable employment and enlarges the
lax base.

The application does not encourage economic activities as designated by the Comprehensive
Plan. The Plan calls for the development of Keynote Employment on the subject site, not
residential and community serving retail and small offices. The proposed development will
provide less employment opportunities and will enlarge the tax base less than the development
of Keynote Employment.

(11) Whether the proposed rezoning considers the needs of agriculture, industry, and business
in future growth.

The application proposes uses that are not in keeping with the planned Keynote Employment
designation.

(12) Whether the proposed rezoning considers the current and future requirements of the
community as to land for various purposes as determined by population and economic studies.

Parc Dulles |l proposes residential, community-serving retail, office uses, and a potential fire
and rescue station. The Comprehensive Plan calls for the development of large-scale office with
no residential development. Generally, there are negative fiscal impacts to the County
associated with residential development.

(13) Whether the proposed rezoning encourages the conservation of properties and their values
and the encouragement of the most appropriate use of land throughout the County.

The application does not propose the most appropriate land use. Keynote Employment policies
call for large-scale office and research and development at this location. Based on the
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surrounding uses to the east, west, and south, the subject site is well-suited for the planned
land use.

(14) Whether the proposed rezoning considers trends of growth or changes, employment, and
economic factors, the need for housing, probable future economic and population growth of the
County and the capacity of existing and/or planned public facilities and infrastructure.

The application proposes to provide a mix of multifamily units, community-serving retail, and
office uses. The proposal is not consistent with Plan policies which call for Keynote
Employment. Schools serving the property are over capacity or close to capacity.

(15) The effect of the proposed rezoning to provide moderate housing by enhancing
opportunities for all qualified residents of Loudoun County.

This rezoning does not propose any commitments to affordable housing above that required by
the Revised 1993 Zoning Ordinance. Board policies anticipate that residential applications will
include provisions for unmet housing needs across a broad segment of the County’s income
spectrum. The applicant should provide a contribution or actual units for unmet housing
needs for citizens making 0 -100% of the County’s Area Median Income (AM!).

(16) The effect of the rezoning on natural, scenic, archaeological, or historic features of
significant importance.

The applicant is preserving archeological features in a Tree Conservation Area. The majority of
the stream and associated wetlands will be preserved as depicted within the Stream Valley
Plan. Most of the mature vegetation will be removed.

E. SPECIAL EXCEPTION CRITERIA FOR APPROVAL

Section 6-1310 of the Loudoun County Zoning Ordinance states “In considering a Special
Exception application, the following factors shall be given reasonable consideration. The
applicant shall address all the following in its statement of justification or Special Exception plat
unless not applicable, in addition to any other standards imposed by this Ordinance":

(A) Whether the proposed Special Exception is consistent with the Comprehensive Plan.

The proposed fire and rescue station is considered a civic use, which is permitted in Keynote
Employment designations. There continue to be concerns regarding the size of the site, the
site layout, potential noise impacts, and site access issues. The request to allow office in
excess of 20% of the commercial area is consistent with Plan policies, which call for office
development at this location.

(B) Whether the proposed Special Exception will adequately provide for safety from fire
hazards and have effective measures of fire control.

Both uses would be constructed to comply with all applicable fire safety and building
requirements.
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(C) Whether the level and impact of any noise emanating from the site, including that
generated by the proposed use, negatively impacts the uses in the immediate area.

The fire and rescue station could have negative noise impacts on the existing residential
units located to the north of the site and the residential component proposed in the
application. No negative impacts are anticipated from the proposed office development.

(D) Whether the glare or light that may be generated by the proposed use negatively
impacts uses in the immediate area.

Conditions of approval have been included for the office Special Exception. There are no
conditions of approval associated with the potential fire station since the County cannot
commit to the specific layout / access depicted on the Plat. If / when a commitment can be
made to a specific site layout, staff will recommend conditions of approval requiring lighting
that is cutoff and fully shielded that is directed inward and downward.

(E) Whether the proposed use is compatible with other existing or proposed uses in the
neighborhood, and adjacent parcels.

There could be negative noise impacts on the proposed / existing residential uses to the
north of the fire and rescue station site. Staff has identified access concerns since the
secondary emergency vehicle access uses the primary spine road to access the commerecial
uses. The proposed office uses are compatible with existing and proposed surrounding uses.

(F) Whether sufficient existing or proposed landscaping, screening and buffering on the site
and in the neighborhood to adequately screen surrounding uses.

The applicant has proposed a modification to reduce the required yards from 100 feet to 50 feet
between the commercial and residential components. The required buffer planting would be
increased from a Type 1 rear yard buffer to a Type 2 rear yard buffer. Staff maintains that the
proposed screening is inadequate to warrant a 50% reduction in the required yard. The
applicant’s proposal does not exceed the public purpose of the regulation.

(G) Whether the proposed Special Exception will result in the preservation of any
topographic or physical, natural, scenic, archaeological, or historic feature of significant
importance.

The Special Exception requests will not preserve any significant features on the site.

(H) Whether the proposed Special Exception will damage existing animal habitat, vegetation,
water quality (including groundwater) or air quality.

Tree stands are located within the Special Exception areas. The proposed office / retail area
contains a segment of the Stream Valley Plan. Stream corridor resources will be retained as
depicted on sheet 8.

(I) Whether the proposed Special Exception at the specified location will contribute to or
promote the welfare or convenience of the public.
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The proposed fire and rescue station will provide for emergency services to the surrounding
community. Office development will provide employment opportunities and will contribute to
and promote the welfare and convenience of the public.

(J) Whether the traffic expected to be generated by the proposed use will be adequately
and safely served by roads, pedestrian connections and other transportation services.

Regional roads, consisting of City Center Boulevard and Nokes Boulevard have been built to
their ultimate configuration. Staff has noted concerns about access to the fire and rescue
station since emergency vehicles and general commercial traffic will both use a private, 2-
lane road for access. Inadequate facilities for pedestrian / bicycle traffic are proposed along
City Center and Nokes Boulevards.

(K) Whether, in the case of existing structures proposed to be converted to uses requiring a
Special Exception, the structures meet all code requirements of Loudoun County.

The proposed sites are undeveloped.

(L) Whether the proposed Special Exception will be served adequately by essential public
facilities and services.

The proposed uses will be served by public utilities, including water and sewer.
(M) The effect of the proposed Special Exception on groundwater supply.

The sites will be served by public water and sewer and will include stormwater management
facilities, No negative effect on the groundwater supply is anticipated.

(N) Whether the proposed use will affect the structural capacity of the soils.

The proposed uses will built pursuant to standards established by the Facilities Standards
Manual (FSM). No detrimental impacts to the structural capacity of the soils are anticipated.

(O) Whether the proposed use will negatively impact orderly and safe road development and
transportation.

Staff has identified site access issues with the proposed fire and rescue station site.
Vehicular conflicts are anticipated between emergency vehicles and general commercial
traffic.

(P) Whether the proposed Special Exception uses will provide desirable employment and
enlarge the tax base by encouraging economic development activities consistent with the
Comprehensive Plan.

The proposed fire and rescue station is considered a civic use that is consistent with the
Comprehensive Plan. Office uses will provide employment opportunities and will enlarge the
tax base consistent with the Comprehensive Plan.

(Q) Whether the proposed Special Exception considers the needs of agriculture, industry,
and businesses in future growth.
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The Special Exception applications propose a fire and rescue site and office in excess of
20% of the commercial square footage. Office development complies with the planned land
use for the area.

(R) Whether adequate on and off-site infrastructure is available.

Public utilities, including water and sewer, will be extended and are available for the proposed
uses.

(S) Any anticipated odors which may be generated by the uses on site, and which may
negatively impact adjacent uses.

No odors are anticipated from the proposed sites.

(T) Whether the proposed Special Exception uses sufficient measures to mitigate the impact
of construction traffic on existing neighborhoods and school areas.

Existing residential development is located on the north side of Haleybird Drive, across from
the subject site. There are no schools in the vicinity. The applicant has not provided any
information regarding construction access.
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